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PERWNS MOUNTAIN UTILITY COMPANY AND 
PERKINS MOUNTAIN WATER COMPANY 

DOCKECT NOS. SW-20379A-05-8489 AND W-203SOA-05-8490 

On July 7, 2005, Perkins Mountain Utility Company (“PMUC” or “Wastewater 
Company”) and Perkins Mountain Water Company (“PMWC” or “Water Company”) 
collectively referred to as (“The Utilities”) filed applications with the Arizona Corporation 
Coinmission (“ACC” or “Commission”) for Certificates of Convenience and Necessity 
(“CC&N”) to provide wastewater and water services in portions of Mohave County, Arizona. 
On September 14, 2005, the Utilities filed an amendment to the applications to include a revised 
legal description. On November 10, 2005, Utilities Division Staff (“Staff ’) filed its Staff Report 
in the docket. On March 31, 2006, the Water Company filed a second Amendment to its 
Application for a CC&N. The second Amendment requested a CC&N for a portion of the 

originally requested 

ecomnendations made in its initial Staff Report. Staff believes that the ultimate obligation of 

In addition to collection of its 







Wastewater Service - CC&N 

Staff recommends the Comiission approve PMuC’s application for a CC&N for Phases 
1, 2, 3, 7 and part of Phase 4 for Golden Valley South within portions of Mohave County, 
Arizona, to provide wastewater service, subject to the following conditions: 

wastewater service is $2,581,198. 

astewater Utiliti 



in this docket, a Notice of Filing indicating the Section 208 approval for the Golden 
Valley South project when received by PMUC, but no later than 3 years from the 

item in this docket, a copy of all related franchise agreements for the requested area 
within 3 years of the decision in this matter. 

until further Order of the Commission, but at least until the Commission’s decision on 



than 15 days after the effective date of the order granti 

item, copies of the ATC for phase 1 for The Villages at Whte  Hills project when 
received by PhlLJC, but no later than 3 years after the effective date of the order 
granting the Order Preliminary. 

4. That the Commission require PMUC to file with Docket Control, as a compliance 

within 3 years from the effective date of the decision in this matter and file with 
Docket Control, as a compliance item in this docket, a Notice of Filing indicating the 

the Order Prelimina 





Introduction 

On July 7, 2005, Perkins Mountain Utility Company (“PIvlUC” or “Wastewater 
Coinpaiiy”) and Perkins Mountain Water Company (“PMWC” or “Water Company”) 



Second Amendment to the Application 

On March 3 1 , 2006, the Water Company filed a second Amendment to its Application for 
a CC&N. In this Amendment, PMWC revised its Golden Valley South plans by removing 
Phases 5 ,  6 and part of Phase 4 from the original CCStN area application. PMWC requests a 
CC&N for only Phases 1, 2, 3, 7 and part of Phase 4 for Golden Valley South (6-1/8 square- 
miles). In addition, PMWC requests an Order Preliminary to a CC&N for Phases 5 ,  6 and the 
remaining portion of Phase 4 of Golden Valley South, and all of The Villages at White Hills. 

The Proposed Wastewater System 

construct an 8.0 million gallon per day (“MGD”) activated sludge wastewater treatment plant 
(“WWTP”) and approximately 100,000 lineal feet of collection system at a total projected cost of 
$53.1 million. PMUC is projecting to serve 152 customers in the first year and 2,042 customers 



transmissioddistribution main at a total cost of $41.4 million. PMWC is projecting to serve 150 
customers in the first year and 2,040 customers by the fifth ye 

Using a 20-year planning period, for The Villages at White Hills, PMWC is proposing to 
construct 25 wells (each producing at 500 GPM), five tank/pumping sites (tanks ranging from 
0.3 MG to 3.0 MG) and approximately 56,000 lineal feet of transmissioddistribution main at a 

1,025 customers by the fifth year. 

The Water Company has not received its ADEQ Certificate of Approval to Construct for 
coiistruction of the facilities. However, Rhodes Homes Arizona, L.L.C, the developer, has been 
issued ATCs for a transmission water line (March 30, 2006), 1.0 million gallon storage tank 
(April 27, 2006) and well (April 28, 2006). The well is known as Golden Valley Ranch Well 

infrastructures to the water provider 





Staff contacted the United States Geological Survey (“USGS”), Arizona Geological 
Survey (“AGS”), and ADWR inquiring if any groundwater aquifer studies have been conducted 
for Mohave County. All three indicated no studies were conducted. However, ADWR indicated 
that in conjunction with USGS, it has initiated studies in the northem Mohave County area and 

Department (“MCPZD”) provided a list of proposed subdivisions in Mohave County. Some of 
the subdivisions, such as the Sterling and The Ranch at White Hills, are massive in size and will 
withdraw water from the same aquifers as The Villages at White Hills and the Golden Valley 



I .  Sagebrush has substantial assets and received an unqualified opinion from its external 
auditors for the year ended December 31, 2005. Sagebrush had substantial net 
income for the years 2004 and 2005. 

2. Niodes Companies has rece ed Corporate Family rating of B 1 by Moody’s Investors 
Service (“Moody’s’’). See Exhibit A of Attachment D. The Rhodes Companies also 
received debt ratings from Moody’s of Ba3 (investment grade) for $450 million five- 
year senior secured first lien term loan, and B1 (below investment grade) $150 
million six-year senior secured second lien term loan. 

Sagebrush for 2004 and 2005, a Moody’s Investor Services press release for the Rhodes 
Companies, LLC and the unaudited balance sheets and income statements for Rhodes Homes 



In response to Staffs Data Request, the Utilities submitted lists of litigation involving 
officers, directors, Rhodes Homes, the Utilities andor their related entities. The litigation 
mentioned include, but are not limited to, alleged breach of contract, alleged construction 
defects, and illegal campaign contributions. Approximately 45 litigation items were mentioned 
on the lists. (See Attachment G for copies of judgments). Staff reserves the right to supplement 

news reports can be subjective in nature and generally are not conclusive on any point. However 
news reports may provide information, or raise issues which may lead to relevant information. It 
is Staffs intention to provide the Commission with relevant infomation. Therefore, Staff has 



Therefore, Staff recommends that the Utilities provide performance bond or irrevocable 
letter of credit which is adequate to secure the first four years of the estimated operating 
expenses . 

Staff recommends that PMWC provide an irrevocable letter of credit or a performance 
bond of $2,500,000. The bond or letter of credit shall remain in place until further Order of the 
Commission, but at least until the Commission’s decision on PMWC’s first rate case. Proof of 
the perfonnance bond or letter of credit shall be filed in this docket, as a compliance item, prior 
to service being proyided to any customer. Thereafter, the proof of the performance bond letter 
of credit shall be filed semi-annually on June 30th and December 31st covering the preceding six 
month period. 

also recoinmen that PMUC provide an in-ev etter of credit or a 
performance bond of $2,500,000. The bond or letter of credit shall remain in place until further 
Order of the Commission, but at least until the Commission’s decision on PMUC’s first rat 

bond or letter of credit shall b 





11. That the Coinrnission require PhlWC to file with Docket Control, as a compliance item, 
for review and approval by the Director of the Utilities Division, a curtailment tariff 
within 90 days after the effective date of any decision and order pursuant to this 
application. The tariff shall generally conforni to the sample tariff found posted on the 
Commission’s web site (m.cc.state.az.us/utility) or available upon request fi-om 
Conmission Staff. 

years of the decision in this matter. 

13. That the Commission require PMWC to file with Docket Control, as a compliance item, 
for review and approval by the Director of the Utilities Division, a backflow prevention 

ed on the Commission’s web site 

nt of W-ater Re 







Docket Nos. SW-20379A-05-0489 and W-203 80A-05-0490 

of the decision in this matter. 



3. That the Commission require PMUC to file with Docket Control, as a compliance item, 

a copy of APP for The Villages at White Hills project within 3 years from the effective 

Control, as a compliance item in this docket, a Notice of Filing indicating the Section 
208 approval for The Villages at Wliite Hills project within 3 years from the effective 

years of the decisi 



M E M O R A N D U M  

December 13,2006 

Blessing Cliukwu 
Executive Consultant I11 

AMENDMENT TO THE APPLICATION F 
Perkins Mountain Water Company 
Docket No. W-20380A-05-0490 (CC&N - 







December 13,2006 

White Hills is projected to serve approximately 20,000 dwelling units with the analysis of 
adequate water supply detennination pending with ADWR. The Company seeks an order 
preliminary to a CC&N with the issuance of the CC&N areas as the Developer obtains an 
analysis of adequate water supply from ADWR. 

Staff recommends that the Company file with Docket Control the ADWR Analysis of 

Letter of Adequate Water Supply 



compliance status is not applicable at this time. 

Rhodes Homes Anzona, the developer, has been issued ATCs for a transmission 
water line (March 30, 2006), storage tznk (April 27, 2006) and well (April 28, 
2006). The well is known as Golden Valley Ranch Well #l. All these planned 
facilities are located outside the northern boundary of the requested CC&N area. 
At the appropriate time, the developer will convey these utility infrastructures to 
the water provider. 

D. 

development, the ATC will resolve this issue. 











course if ultimately included in the land use plan. 

The Villages at White Hills 

Using a 20-year planning period, the Company is proposing to construct a 6.0 MGD 
activated sludge WWTP and approximately 41,000 lineal feet of collection system at a 
total projected costs of $48.1 million. The Company is projecting to serve zero 
customers in the first year and 1,025 customers by the fifth year. A reclaimed water 
system is also being proposed that will consist of pump statiodstorage sites and 25,000 
lineal feet of force mains for beneficial use at an estimated cost of $5.6 million for 

ant-in-service a 













December 15,2006 

ansinission Water Line: Approximately 25,l 50 feet of transmission main have 
been installed from the northern boundary of the requested CC&N area, northerly 
to a proposed Well Site #2 (“Well GV #2”)and the above mentioned storage tank 
site. 

1.0 Million Gallon (“MG’) Storage Tank Site: This tank site is approximately 2- 
1/2 miles north of the requested CC&N area. Construction is under way for the 
tank site grading, padding and piping installation. Three 1.0 MG storage tanks are 
proposed for this site with the one 1.0 MG tank approved for construction at this 

3. Well GV #1: This well site is located approximately 1/2-mile north of the 
requested CC&N area. The well is constructed with a 16-inch casing that is 1,100 
feet deep and equipped with a 700 Horsepower turbine pump that pumps 1,700 
GPM into a 100 feet by 100 feet holding pond (“Pond #1”). A portable pump 

en pumps water from the pond using an above-ground pump line to deliver the 
ter to the Aztec Ball Park and to two other holding ponds (Pond #2 and #3) 

ers water to Pond #2 







Staffs review of some of the affiliates’ financial records which were provided under a 
protective agreement, resulted in the following conclusions: 

auditors for the year ended December 31, 2005. 
income for the years 2004 and 2005. 

2. The Rhodes Conipanies, LLC has received a Corporate Family rating of B1 from 
Moody’s Investors Service (“Moody’s~’). Moody’s discussion of the rating is 
attached as Exhibit A. The Rhodes Companies, LLC also received debt ratings from 
Moody’s of Ba3 (investment grade) for a $450 million five-year senior secured first 
lien term loan, and B1 (below investment grade) for a $150 million six-year senior 
secured second lien term loan. 

Sagebrush substantial net 

for 2004 and 2005, a Moody’s Investor Services press release for the Rhodes 



Performance Bond and/or Irrevocable Letter of Credit 

In recent Commission Decisions, performance bonds have been required for new CC&Ns 
when customer deposits or advances may be held by the regulated utilities, especially utilities 
with no prior experience in operating a water or wastewater facility. Performance bonds or 
letters of credit also provide the customers security in the event a new utility files for bankruptcy. 

In this case, the Companies have no experience operating water or wastewater utilities. 
The Companies may ultimately serve 53,000 businesses and residences resulting in a significant 
amount of customer deposits and developer advances to be held and repaid by the Companies. 
Although Staff believes its proposed rates will be adequate to assure the financial integrity of the 
Companies, the revenues, expenses, and plant upon which the rates are based are estimates and a 









cellation rates back down to more normal 

Las Vegas has  consisiently been one  of the strongest residential housing markets in the country with iot supply 
being constrained by the timing of land sales by the Bureau of Land Management,  which is the dominant land owner 

ure buildup, and amenities. 



RIOODY'S ASSIG 

>os,ibility or hu,ilclil 31 inechariical cricIr as rvcll as olhci I ~ c t i i r a ,  Iiowevei, such inruima:ion IS ~ i o v i i l c d  '*as 1::. :vithout warrsrily 
-if any kriid sncl MOODY S, in parlicular, makes rto ieprcseritation o r  warranty. express or  implied, as l o  the acciJiacy, t inlel incjs, 

,100DY'S have any l iabi l i ty t o  any person or entity for (a )  any 1os5 01' damage in whole u r  in part caused by, rcsulting trom, or 
,Elstrng lo, any el-ror (ncg l i gcn l  or otherwise) or olhcr circumstance or contingency within or outside the conti-ol of MOODY'S or 

,mplc(eness, rnei chantabi l i ly or fitness for a n y  partlcular purpose of any such information. Under no circumstaixes shall 

or lis flirectors. officers, employees or agents in coniiectiori w i th  the procui  emenl ,  collr-ction, compilation, analyst5, 

i, SLal fment i  sf opinion ant1 not Ctalcnleiils ol fact nr rccamnicndations to purchase, scll or  hold any 
RRANTY, EXPRESS OR IMPLIED, AS .JO 1 H E  ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABlLlTY OR 
PARTICULAR PURPOSE OF ANY SUCH RATING OR OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY 

FORM OR MANNER WHATSOEVER. Each rating or other opinion must b? weighed solely as one factor In any 





















COMMENCING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER (SW 
%) OF SAID SECTION 16; 
THENCE NORTH 00" 14' 26" EAST, 42.00 FEET TO THE POINT OF BEGNNING; 
THENCE CONTLNUING NORTH 00" 14' 26'' EAST, 2093.77 FEET; 
THENCE NORTH 90" 00' 00" EAST, 524.13 FEET TO THE BEGINNING OF A CURVE, 
CONCAVE EASTERLY, THROUGH A CENTRAL ANGLE OF 49" 12' 39", HAVLNG A 
RADIUS OF 2713.00 FEET, (CHORD BEARING AND DISTANCE BEING, NORTH 65" 23' 
40" EAST, 2259.21 FEET); 
THENCE ALONG THE ARC OF SAID CURVE 2330.17 FEET; 
THENCE NORTH 40" 47' 21 I' EAST, 2201-27 FEET TO THE BEGINNING OF A CURVE, 

' 

CONCAVE SOUTHERLY, THROUGH A CENTRAL ANGLE OF 490 33' 22", HAVING A 

02" EAST, 1223.79 FEET); 

THENCE SOUTH 89" 37' 16" EAST, 117.50 FEET; 
THENCE SOUTH 00" 26' 15" WEST, 2639.10 FEET; 
THENCE SOUTH 00" 02' 37" WEST, 2602.64 FEET; 

E POINT OF B 

53.03 FEET TO T 
A CENTRPlL AN 

THE ARC OF SAID CURVE 70.69 FEE 

TANCE BEIN 
FEET TO THE BE 

EVERSE CURVATU 
EARS SOUTH 67" 37' 6 



TANGENTIAL CURVE, CONCAVE SOUTHERLY, FROM.WHICH A RADIAL LINE 
BEARS NORTH 63" 35' 23" WEST, THROUGH A CENTRAL ANGLE OF 15" 43' 36", 
HAVING A M D I U S  OF 1959.08 FEET, (CHORD BEARING AND DISTANCE BEING, 
NORTH 34" 16' 25" EAST, 536.05 FEET); 
THENCE ALONG THE ARC OF SAID CURVE 537.74 FEET; 
THENCE NORTH 42" 08' 14" EAST, 383.80 FEET; 
THENCE SOUTH 47" 5 1' 46" EAST, 1624.88 FEET; 
THENCE NORTH 63" 10' 56" EAST, 907.70 FEET TO THE BEGINNING OF A CURVE, 

RADIUS OF 45.00 FEET, (CHORD BEARING AND DISTANCE BEING, SOUTH 71" 08' 29" 
EAST, 64.39 FEET); 
THENCE ALONG THE AXC OF S A I D  CURVE 7 1.75 FEET; 
THENCE SOUTH 25" 28' 02" EAST, 1391.01 FEET; 
TKENCE SOUTH 89" 48' 25'' EAST, 1985.34 FEET; 
THENCE SOUTH 00" 16' 07" WEST, 2642.87 FEET; 
THENCE SOUTH 00".12'-33'' WEST, 1321.67 FEET; 
THENCE SOUTH 89" 46' 06" EAST, 329.56 FEET; 
THENCE SOUTH 00" 12' 12" WEST, 1279.71 FEET; 
THENCE NORTH 89" 45' 41" WEST, 4235.95 FEET; 
THENCE NORTH 00" 17' 31" EAST, 2600.40 FEET; 

' 
CONCAVE WESTERLY, THROUGH A CENTRAL ANGLE OF 910 21' ogii, HAVING A .  
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THE VILLAGES AT WHITE HILLS 

LEGAL DESCRIPTTON 
[Rev is ed 8 -3 -051 

SECTION21,EXCEPTTHE SW4, &THE 52 SW4NW4; 
SECTION 23, EXCEPT THE FOLLOWING DESCRIBED PARCEL OF LAND: 

INT OF BEGINNING; THENCE SOUTH 41"25'03" 
34'57" WEST, 599.97 FEET; THENCE NORTH 
SOUTH 89"37'39"EAST, 804.69 FEET TO THE 

POMT OF BEGINNING; 

AS FOLLOWS: 

30; THENCE SOUTH 00'28'34'' 
-03 FEET TO THE POINT OF B 

AID POMT BEING ON THE EASTE 

HILLS ROAD (0. 









James M. Rhodes, Bravo Tnc., Rhodes Ranch, and RDDC 

II. 

taken in this matter. 

m. 
IV. 

Respondents have had a reasonable opportunity to demonstrate that no action should be 

Respondents enter voluntarily into this agreement with the Commission. 

The pertinent facts in this matter are as follows: ’ 
Parties 

of the facts recount 
of2002 (“BCRA”), 













'Conciliation Agreement 



violated, it may institute a civil action for relief in the United States District Court for the District 

effective to comply with and implement the requirement contained in this agreement and to so 

notify the Commission. 





PALM GARDENS LIMITED PARTNER- 
SHIP, a Nevada Limited 
P a r t n e r s h i p  nd JWES M. &qODES 

Plaintiffs, 
v s  . 

THE GARDENS EAST, INC., A 
Nevada Corporat ion- ,  PRESTI 

Florida Corporation, LOUIS E, 
GOLDMAN, JR. and MARSHALL 
GOLDMAN, 

DEVELOPMENT CORPORATION, A 

THE GARDENS EAST, I N C - ,  A Nevad; 
corporat ion,  PRESTIGE DEVEL 
MENT CORPORATION, A Florida 
corpora t ion ,  LOUIS E, GOLDMAN 



nvestors. 





Rhodes claims n o t  to have been made aware of the request to improve 

both s i d e s  of Jimmy Durante or of the $750,800 ==Adit i s s u e  

months after t h e  PGLP agrement was executed. 

6. The  o the r  
inst the Goldmans 

hearing of t h i s  matter alleged in any of h i s  

including amended abts ol. proPen during 

hearing. 
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I esult of these ac t ions  by Rhodes, the Partnership 

Absent these was reported to have lost in excess of $3.5 Million- 

of slightly 









Tuscany Golf Club in Henderson recently hosted the 1 5‘h lliiual2006 A 

College in Henderson. 

Rhodes Homes and a Henderson Chamber board member. “We thought this was a great 

communities, Tuscany.” 

Niodes Homes and Tuscany Golf Clubs were genero 
donations for the tournament. 

“We sponsored one of the holes and placed bottled water with the Rhodes Homes logo at 



Visitors can view six model home complexes, comprising 22 models with 30 different 
floor plan options, in the Montebello, La Piazza I, La Piazza 11, La Luna I, La Luna I1 and 
Avellino neighborhoods. Homes in three additional neighborhoods, Terrazzo, Mazzini 
and Arezzo are also being offered, with homes in those developments consisting of 
models from other neighborhoods within the community. Each offers innovative floor 
plans including single story homes, three story homes with lofts, and a great room with 
spacious kitchens featuring large granite islands. Prices in Tuscany begin at $3 67,325 
and prospective buyers should speak with a sales ag t about incentives that are 
available. 

For buyers looking to find e perfect newly constructed home, without waiting months 
for it to be built, Tuscany has several homes available for purchase that can be closed 

finalizing the homes for immediate occupancy. 

To visit the models, take Lake Mead Drive past Boulder Highway to Mohawk Drive and 



s Teams Up with HELP of South evada €01- Golfer’s Roundup 

The commitment of Rhodes Homes to utilize it rces for the betterment of the 
community was on display recently when Rhodes Ranch Golf Club played host to the 
12th Annual Golfer’ Roundup benefiting HELP of Southern Nevada. 

Rhodes Ranch Golf Club partners with numerous charities each year to host golf 
tournaments, at Rhodes Ranch and its sister master planned community Tuscany 
Residential Village, where hundreds of thousands of dollars have been raised to benefit 
worthy causes in southern Nevada. 

I 





Rhodes Homes Sponsors Wish Child’s Trip to New York 

For 16 year-old Janieca, her dreams of becoming a professional actress have never been 
slowed down, even while dealing with a serious medical condition. She’s always looked 
up to great actors, and recently realized a life-long dream of seeing some of the finest of 
them on display on Broadway when Rhodes Homes sponsored her recent Make-A-Wish 
Foundation trip to New York. 

evada to help make her sweet 16 
had an absolutely wonderful time 

Architectural De 







I 

. Las Vesas 

September 21, 2005 



old, a handsome new ultra-tavern at Jones Boulevard and Interstate 
21 5, was designed by architect Jesse Maheu and has a distinctive Nevada 
interior featuring the vintage photos taken across our state by Elliott Erwitt. i 

t 
I 

Hosting the Katrina relief benefit was Blake Sartini, president of Golden Tavern 
Group, with executives including Tracy Harven, Nick Gallegos, Rusty Oaks and 
Sierra Gold Chef Vincent Martano. 

Seen in the crowd was Mark Sturcken (Clear Channel) accompanied by his 
parents, Ellen and L.J. Sturcken, who are in Las Vegas after losing their New 
Orleans home to Hurricane Katrina. Also present were Jeff Manning, James 
Boyd, Bob Bracken, Jaimee Faccen 
Fra n cesco La Fra nco n i. 

Shoes for 'em 

Bravo to shoe designer Donald J. Pilner and his staff at his Donald J. Pilner 

! 
I 
1 

ike O'Brien, Hillary Scott and 

Boutique at the Forum Shops at Caesars, who made Sole Stars a sparkling 

' Today ' s  A & E 
. Las Veoas 
. TV & Movies 
. T h e a t e r  & MUSIC 

Sushi Roku catered the elite affair, 
Cloobeck, Michael Mecca, Mary W 



provost CCSN Cheyenne campus; and student Gabriella Artega, who later 

Also present were foundation trustees, including Carolyn Sparks, Denny 
Weddle, Irene Voget, Bob Walsh, Robbie Graham, Charlotte Hill, Dr. James 
Jones, Frank Martin, John Bailey, Bill Snyder, Robbie Graham, Sida Kain, 



R h o d e s  Homes ,  o u r  Corpora te  Holiday 
Par tner  dona ted  over  fou r  hundred  $50.00 
Targe t  Gift Cards ,  making for a special 
s h o p p i n g  exper ience  for HELP'S 2005 
Holiday Toy Drive families. 



$I million Contribution from Rhodes Homes Helps to Provide Additional Resources for Comprehensive Diagnostic Research 
Technologies including Digital Mammography 

Valley since 1985. through a contribution of $Imillion 

is digital mammography. 
er earlier by incorporating mammography s 

into x-ray rnamm 
clinicians more o 













Although the Palm Gardens project appeared to lose money on paper, it certainly has sold well. And 

h4arquis contends the Rhodes-influenced developmeiit partnership was found t 
related companies approximately $35 million of the $70 million spent at Pal 

The first appeal was dismissed in December 2001 second appeal has slogged onward since 





Trash was being dumped in there. Nobody knew what was going on." 

eventually took over the park in 2000, Reilly says, and the Sunny Springs 
Park finally got built. "It cost the city $4 million to  build that park," says 
Reilly, who was on the city's Parks and Recreation Advisory Commission 
for 2 1/2 years. "And I will praise the city for bailing us out and building 
us that park. I t 's  an awesome, award-winning park that, ironically, we 
wouldn't have gotten if Rhodes had built it." 

across from the elementary school because of the promised park, says 
that delayed feature wasn't the only nuisance. He had thought the four 
streets in their small neighborhood would be public. But they turned out 
to be private--meaning the residents have to pay for their maintenance. 
And, Downs says, "We don't have any sidewalks. Rhodes kept telling us, 









this scheme, the lawsuit says, went t 










